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Planning and Development Services Division 

Public Hearing Summary Report  
 

 

P.Z. 07-2015 Monsanto Chesterfield Campus (C8 to UC): A request for a zoning map 

amendment from “C8” Planned Commercial District to “UC” Urban Core District for a 200.2 acre 

tract of land located on the north side of Chesterfield Pkwy West, approximately 2,000 feet east of 

City Center Drive (17S210094, 17S230025, 17S230014, 17S230036 & 17S240057). 

 

Summary 

The Monsanto Company has submitted a request for a zoning map amendment from “C8” Planned 

Commercial District to “UC” Urban Core District.  Per the submitted written narrative, also 

attached for the Planning Commission’s review, the applicant wishes to amend the zoning district 

to allow for an expansion in building area currently limited by the existing ordinance.  A total of 

two (2) land uses are proposed which will continue to permit current land use activities at the site.  

Related with this request for a zoning map amendment, a Preliminary Plan is also attached for the 

Planning Commission’s review.  Since the UC District is a planned district, the submittal of the 

preliminary plan is required. 

 

Zoning History  

This site is located within the Northwest Quadrant of the Chesterfield Village, specifically parcel 

C304. The Northwest Quadrant of Olive/Clarkson and I-64 was included in the original 

presentation to the St. Louis County Planning Commission in 1971 to initiate development of 

Chesterfield Village.  In 1971, Sachs Properties submitted fifteen separate petitions to initiate the 

development of Chesterfield Village, one of the largest and most integrated proposals ever to be 

considered by the St. Louis County Planning Commission.  To be developed over a 20 to 30 year 

period were 1,115 acres of what might ultimately be a 1,500+ acre planned community.  Of the 

petitioned 1,115 acres stretching across the northwest and southwest quadrants of Highway 40 and 

MO 340, approximately 44% would be used for residential purposes, 21% for commercial 

purposes, 27% left for open space, and 8% for right-of-way. 

 

Although the majority of land affected by the 1971 Chesterfield Village proposal was in the 

southwest quadrant, five of the original fifteen petitions involved land in the northwest quadrant.  

Petitioned was residential and commercial rezoning for a total of 318 acres.  In downscaling the 

original proposal, the County rejected commercial zoning in the northwest quadrant and limited 

residential rezoning to 270.7 acres of “R-3” zoned development in two P.E.U.’s.  Of concern was 

how proposed development would integrate with existing development along Olive Boulevard. 

 

In 1979 the Monsanto Company approached St. Louis County to rezone the subject site from “NU” 

Non-Urban and “R-3” Residence District within the Chesterfield Village to the “C-8” Planned 

IV. A 

http://www.chesterfield.mo.us/


P.Z. 07-2015 Monsanto Chesterfield Campus (C8 to UC)    Public Hearing Report 

  August 10, 2015 
 

- 2 - | P a g e  

 

Commercial District.  This application was approved via St. Louis County Ordinance 9,002.  This 

original ordinance was amended by St. Louis County numerous times (Ordinances 10,573, 10,688, 

and 10,986).  In March 1989, Ordinance 258 was approved by the City of Chesterfield amending 

previous County ordinances.  Ordinance 258 was the final amendment reviewed by the City. 

 

Multiple concept and section plans have been approved previously by the City of Chesterfield and 

St. Louis County for this site under Pfizer and Monsanto as these companies have grown.  There 

are currently 2,107,145 square feet of structures approved at this location.  Current ordinance 

authority limits total building square footage to 2,660,000 square feet.   

 

Surrounding Land Use and Zoning 
The land use and zoning for the properties surrounding this parcel are shown in the aerial image 

in Figure 1 below on page 3.  While a graphic image is provided for zoning and use information, 

Staff also provides the below information as well to supplement the zoning map provided: 

 

North: The property to the north is currently zoned “FPNU” Flood Plain Non-Urban District.  

This property is utilized for agricultural use. 

 

South: The properties are currently zoned “R6A/PEU” Residence District with a Planned 

Environment Unit procedure.  These lots are multi-family residences. 

 

East: The properties are currently zoned “NU” Non-Urban District.  These lots consist of single 

family residences. 

 

West: The property is currently zoned “PC” Planned Commercial District.  This lot is utilized 

as a Hotel. 
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Figure 1: Aerial and Zoning Map 
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Figure 2: Land Use Map 

Comprehensive Plan 

The subject site is located within the Urban Core district.  The Urban Core area is defined as the 

area known as the Chesterfield Village, centered at the intersection of I-64/US 40 and Clarkson 

Road/Olive Boulevard and primarily served by the Chesterfield Parkway.  Land uses for the Urban 

Core include a mixture of high-density residential, retail and office uses containing the highest 

density development in the City of Chesterfield.  All uses proposed associated with this request 

are compliant with the Urban Core land use designation. 

 

Associated with the proposed uses within the Urban Core, a proposed development should be in 

general compliance with the Development Policies identified within the Comprehensive Plan.  

Below is a list of relevant policies within the Comprehensive Plan to the zoning request. 

 

 3.6.1 High-Density Development: High density developments are encouraged within the 

Urban Core.  As discussed earlier, the Urban Core is the center of the City.  City centers 

typically offer many uses, especially high density developments.  The proposed 

development, at 4.7 million square feet and structures no taller than 8 stories, is the 

maximum floor area and height allowed at this location by Urban Core District standards 

and would be compliant. 
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 3.6.5 Chesterfield Village: This property is located within the Chesterfield Village portion 

of the City of Chesterfield.  Per the policy, this area should be dedicated to significant 

portions of high density, mixed use residential and non-residential development.  As stated 

in the previous policy, the proposed development would be at the maximum density 

allowed under the UC district standards. 

 4.1.1 Buffering of Neighborhoods: The section identifies the importance of buffering 

existing residential areas from adjacent non-residential development.  The use of buffering 

and large setbacks is documented on the Preliminary Plan around residential uses.  

Additional buffering may be pursued by the City if deemed appropriate.  Additional 

discussion on the setbacks and buffering is included in the Preliminary Plan section below. 

 5.1 Research and Development Business Parks and Corporate Campuses:  This policy 

documents the importance of research and development business parks and corporate 

campuses in the Urban Core in a park-like setting.  The proposed expansion highlights 

compliance with this policy as the current and proposed Monsanto campus includes many 

park-like features, such as open space and woodland for the use and enjoyment of 

Monsanto employees. 

 

Proposed Uses 

No uses are proposed which are not currently approved at this location.  The petitioner is requesting 

to maintain existing uses; (1) Research Laboratory & Facility and (2) Office–General.  These uses 

are compliant with the Urban Core District as these uses are permitted within any residential or 

commercial district.  

 

Preliminary Plan 

In addition to the proposed land uses, the applicant has submitted the required Preliminary Plan 

which depicts multiple building additions throughout the 200 acre site, with the largest proposed 

on the western side of the site.  Attached to this packet, is an exhibit created by Staff highlighting 

the areas of interest on the Preliminary Plan.  Below is a general summary of proposed structures, 

access, setbacks and additional information for the plan. 

 

Structures 

 A total of 4,796,391 square feet of structures is proposed with this request on the 200 

acre site. 

o This square footage is also 0.55 Floor area ratio, allowed on the 200 acre site per 

the UC District standards. 

o Current ordinance limits the site to 2,660,000 square feet on the 200 acre site. 

o A total of 2,107,145 square feet of structures exists onsite or is in the process of 

being constructed. 

 A maximum height of planned structures is planned to not exceed 8 stories in height 

(or 668 feet Mean Sea Level). 

o Current ordinance limits structures to not exceed 660 feet Mean Sea Level (MSL). 

 Intent of limiting height was to limit the exposure of possible buildings, 

especially to nearby residents to the east. 
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Access 

 Three (3) total access points are proposed; 1) Continue to utilize main access point off 

Chesterfield Parkway West, 2) New secondary access off Chesterfield Parkway West 

further west of main access, and 3) Access off City Center Drive behind City Hall.  

The secondary access is planned to be limited due to median in Chesterfield Parkway. 
o Previous ordinance permitted 3 access points. 

 No access is proposed off West Drive. 
o There is access off West Drive to the Monsanto campus on the northeast corner of 

the property; however this access is currently limited to utility access only and no 

access for Monsanto construction or employees. 

 Access may be limited via the zoning review; however, if the zoning were to be 

approved, Staff would require a Transportation Study with any submittal of a Site 

Development Plan. 
 

Setbacks 

Associated with the Preliminary Plan, setbacks are shown on the new plan.  These setbacks do 

identify some changes to what the current ordinance allows.  Below is a chart which lists the 

existing setbacks and the proposed setbacks.  Review of these setbacks indicates a continued large 

buffer to the adjacent properties to the east near West Drive. 

  

Current Ordinance Structure Setbacks Proposed Structure Setbacks 

100 feet from West Drive 95 feet from West Drive 

200 feet from the North, South and West 

Property line of the 3 residential properties 

west of West Drive 

200 feet from the North and South property 

line and 195 feet from the West property line 

of the 3 residential properties west of West 

Drive 

50 feet from all other property lines 45 and 50 feet from all property lines 

 A minimum structure setback per UC standards is 35 feet. 

 A minimum setback for parking, internal drive and loading space in the UC district 

is 30 feet. 

 

Additional Information 

 Minimum lot for UC district is 3 acres; subject site is 200.2 acres. 

 A minimum of 30% percent open space is required associated with a UC request.  

This minimum is accounted for on the plan. 

 A 30 foot landscape buffer is required and identified on the plan. 

 A Preliminary Plan Exhibit has been included with this packet to assist in identifying 

areas of interest on the plan (new structures, access, etc.). 

 

A public hearing further addressing the request will be held at the August 10, 2015, City of 

Chesterfield Planning Commission meeting.  Attached, please find a copy of the Public Hearing 

Notice, Applicant Narrative Statement and Requested Uses, and the Preliminary Plan for this 



P.Z. 07-2015 Monsanto Chesterfield Campus (C8 to UC)    Public Hearing Report 

  August 10, 2015 
 

- 7 - | P a g e  

 

petition.  While this packet is provided for public hearing and review by the Planning Commission, 

Staff is continuing to review the application.  Items still under review by Staff include, but are not 

limited to; access, setbacks, height of structures in reference to surrounding properties, buffers and 

outside agency comments. 

 

Respectfully submitted, 

 

 

 

 

 

John Boyer 

Senior Planner 
 

Attachments 

1. Public Hearing Notice 

2. Applicant Narrative Statement and Requested Uses 

3. Preliminary Plan Exhibit 

4. Preliminary Plan 

5. Tree Stand Delineation 

 

cc: Aimee Nassif, Planning and Development Services Director 



NOTICE OF PUBLIC HEARING 

CITY OF CHESTERFIELD 

PLANNING COMMISSION 

 

NOTICE IS HEREBY GIVEN that the Planning Commission of the City of 

Chesterfield will hold a Public Hearing on August 10, 2015 at 7:00 p.m. in the City 

Council Chambers at Chesterfield City Hall, 690 Chesterfield Parkway West, 

Chesterfield, Missouri 63017.  

 

Said Hearing will be as follows: 

 

P.Z. 07-2015 Monsanto Chesterfield Campus (C8 to UC): A request for a zoning map 

amendment from C8 Planned Commercial District to UC Urban Core District for a 200.2 

acre tract of land located on the north side of Chesterfield Pkwy West, approximately 

2,000 feet east of City Center Drive (17S210094, 17S230025, 17S230014, 17S230036 & 

17S240057). 

 

Anyone interested in the proceedings will be given an opportunity to be heard. Copies of 

the request are available for review in the Department of Public Services at Chesterfield 

City Hall, 690 Chesterfield Parkway West during weekdays between the hours of 8:30 

a.m. and 4:30 p.m. If you should need additional information about this project or for a 

list of the requested uses, please contact Mr. John Boyer, Senior Planner, by telephone at 

636-537-4734 or by email at jboyer@chesterfield.mo.us 

 

CITY OF CHESTERFIELD 

Stanley Proctor, Chair 

Chesterfield Planning Commission 

 

PROPERTY DESCRIPTION 
 

Adjusted Tract 1 of Boundary Adjustment Plat of “Tracts of land in U.S. Surveys 123 

and 154 and part of Lots 5, 6, 7 and 8 of Subdivision of Hugo Essen Farm, Township 45 

North, Range 4 East, St. Louis County, Missouri”, according to the plat thereof recorded 

in Plat Book 317 Page 45 of the St. Louis County Records. 

 

EXCEPTING THEREFROM that part subdivided and now known as “Chesterfield 

Government Center”, according to the plat recorded in Plat Book 348 Page 145 of the St. 

Louis County Records; AND ALSO EXCEPTING FROM ADJUSTED TRACT 1 a’’ 

‘Projects Improvements’ constructed pursuant to the provisions of the Ground Leases 

recorded in Book 17103 Page 595 and Book 17736 Page 1483. 
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